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2 

 

The Hamburg Gateway Revitalization Design projectõs goal is to provide design concepts and data to propel 

the revitalization of the South Park Avenue and Camp Road Corridors. There has been a desire in the 

community to reimagine the corridors to better reflect the needs of the shifting demographics and market 

preferences of the population. Moreover, the market for physical retail sites, which historically dominated 

the corridor has changed dramatically over the last decade. This trend of a shrinking retail real estate 

sector has accelerated following the recent Covid pandemic, which has left formerly active shopping plazas 

underutilized or vacant. 

A Project Advisory Committee (PAC) worked with LaBella Associates to develop concepts and strategies to 

advance revitalization in the corridors. The Camp Road corridor was divided into two corridors ð north and 

south ð to aid in the evaluation. Consequently, three strategic focus areas were established: 

¶ South Park Corridor ð from the Village Line to Quinby Drive 

¶ Camp Road South ð including Lake Street in the Village, extending from Staley Drive to Scranton 

Road 

¶ Camp Road ð extending from Scranton Road to the Thruway, with the Thruway interchange as the 

main focus area 

Some of the big picture items the PAC wanted to consider for the corridors included: 

¶ Road Diets & Trails ð reducing pavement and lane widths, creating safer opportunities for 

pedestrians and bicyclists, enhanced crosswalks, pedestrian/bike trails, and additional 

landscaping and/or streetscaping improvements 

¶ Re-purposing sites ð redevelopment of underutilized plazas or sites, construction of new 

buildings, improved aesthetics (sites & buildings), and exploration of a greater mix of uses 

The overarching purpose of evaluating the alternatives was to create a community of place in the corridors 

that meet the needs of current and future residents. Similarly, the new concepts can be shared with 

current landowners and developers to ensure investment in the corridor aligns with the vision. 

TOWN DEMOGRAPHICS ARE SHIFTING 

The makeup of the Townõs population has changed significantly over the last two decades and continues 

to change: 

¶ The population continues to grow (6.9% growth) reaching 60,085, making Hamburg the 5th 

largest Town in the County and likely gaining ground on the shrinking Town of Tonawanda 

population which is the fourth largest Town 

¶ Household sizes continue to decline - owner-occupied households have declined to 2.54 

persons/household from 2.72; renter-occupied households have declined to 1.71 from 1.93 

¶ The Town is aging ð median age increased from 38.9 to 44.3 

¶ Median Household income in the Town is more than $10,000 higher than Erie County 

ZONING UPDATES ARE NEEDED 

To align with changing demographics and market preferences recommended zoning updates include: 

¶ The general commercial zoning (C-2) in the Town is outdated. It is based on a market (retail) that 

has declined. South Parkõs traffic counts also do not support national retail tenants. Moreover, the 

zoning allows warehousing and manufacturing which is unique and not typical among other 

western New York communities. 
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¶ The zoning for the cement plant on Camp Road also should be rezoned to allow more compatible 

uses to complement adjacent retail, office, and residential uses. It is in a prime location which 

would support a greater mix of uses. 

¶ Design guidelines are also needed to regulate exterior changes to buildings and site plan design. 

HAMBURGõS REAL ESTATE MARKET IS STRONG 

The growth in population coupled with great access to the Buffalo metro and a high quality of life are 

contributing the demand for Hamburg real estate over the next 10 years: 

¶ The strength of the office market is significant ð conservative projections suggest the market 

demand exceeds 145,000 square feet, even with the post covid office culture, and partly due to 

the Buffalo Niagara Regionõs growth 

¶ Industrial and restaurant demand is limited but healthy, as both show a demand for more than 

25,000 square feet 

¶ Retail demand overall is weak, but there may be opportunities for certain retail sectors 

¶ Hotel demand is recovering post-pandemic as occupancy is slowly improving to a viable 70% level 

¶ The housing market is robust but changing, with more than 5,000 new owner-occupied and 

rental-occupied units expected over the next two decades and trending toward a greater share of 

smaller homes and townhomes 

CORRIDOR RECOMMENDATIONS: SOUTH PARK CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

¶ Linear mixed-use buildings in underutilized parking lots 

¶ New multi-modal trail system 

¶ New sidewalks along South Park 

¶ Enhanced crosswalks at signalized intersections 

¶ Add entrance/welcome signs at the Village/Town boundary 

¶ Re-purpose underutilized plaza buildings 
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CORRIDOR RECOMMENDATIONS: CAMP ROAD SOUTH CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

¶ Develop a Town Square development on the cement lot 

¶ Include a mix of residential building types: town homes, loft apartments, and residential on 

second floors 

¶ Provide space for professional offices & light industrial uses 

¶ Put Camp Road on a road diet including smaller lane width and pavement widths, along with 

increased space for pedestrians 

 

 

 

 

 

 

 

 

 

CORRIDOR RECOMMENDATIONS: CAMP ROAD NORTH CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

¶ Develop the surplus Thruway site along camp for a regional complex 

¶ Develop trails along utility rights-of-way 

¶ Improve the gateway with landscaped median and landscaping 

¶ Add entrance/welcome/directional signs at the Thruway interchange 
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EXISTING CONDITIONS  
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PAST AND CURRENT PLANNING EFFORTS 

Recent reports prepared for the Town of Hamburg and its regional partners included recommendations 

which are relevant for the Town of Hamburg Gateway Revitalization Strategy. A summary of the key 

relevant recommendations of each follow. 

TOWN OF HAMBURG UPDATED COMPREHENSIVE PLAN (ONGOING) 

The Town is in the process of updating their 2007 Comprehensive Plan. To date a public survey has been 

completed, and some preliminary observations have been published following an audit of the current 

comprehensive plan and zoning code.  

 

 

 

 

 

 

  

Relevant Goals and Recommendations  

Relevant Guiding Principles 

¶ Help to encourage a strong economic base that leads to a sustainable future.  

¶ Focus on re-use and revitalization 

¶ Maintain and revitalize where necessary our infrastructure 

¶ Regulate, control, invest in, and encourage growth in any way that supports these principles.  
 

Survey Relevant Findings:  

¶ Respondents identify empty retail space as a major concern 

¶ Roads, highways, and other infrastructure were identified as a challenge. 
 

Public Projects  

¶ The Hamburg Gateway Revitalization Plan was identified as an ongoing project which would shape 

and/or inform the new comprehensive plan. 
 

Zoning Opportunities 

¶ The properties at the intersection of Camp Rd. and the former Thruway exit were identified as 

properties where a re-zoning may be warranted. Currently adjacent parcels are zoned C-1 (Local 

Retail) and C-2 (General Commercial).  

¶ The properties located Lake from Legion Dr. to Norwood Ave have been identified as potential 

sites for a re-zoning. Currently the properties along that corridor are zoned M-2 (Light Industrial) 

and M-3 (General Industrial) 
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TOWN OF HAMBURG COMPREHENSIVE PLAN (2007) 

The last adopted Comprehensive Plan for the Town of Hamburg was adopted in 2007. This plan proposed 

several components relating to the revitalizion of the corridors examined within the Hamburg Gateway 

Revitalization Strategy.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Goals and Recommendations  

Future Land Use 

¶ The future Land use map envision the frontage of entire length of the three examined corridors as 

being Business (Regional/Local) with Residential (High Density/Mixed) located behind.  
 

Relevant Goals and Objectives 

¶ Accommodate a variety of residential housing types in the community 

¶ Retain commercial business through adaptive re-use of existing commercial areas 

¶ Evaluate future development patterns along some of the Townõs major transportation corridors 

including Southwestern Blvd; McKinley Pkwy; South Park Avenue; Camp Road; and Route 5. 

¶ Promote the adequate design of the road system to ensure efficient access to developed areas and 

adequate movement of traffic 

¶ Develop multi-use trail connections 

¶ Encourage traffic calming, where appropriate 

¶ Support and encourage access management along developed highways to improve traffic flow and 

protect public safety.  

Relevant Recommendations 

¶ Recommendation 4: Strive to improve an integrated transportation system to provide for the 

movement of residents, workers, visitors, and goods in a safe and efficient manner 

o Work with NYSDOT to develop access management plans for Southwestern, Camp Road, 

south Park, and Route 5. 

¶ Recommendation 5: Strive to protect, maintain, and improve aesthetic character of the various 

neighborhoods and communities in the Town 

o Adopt design standards to improve the aesthetic quality of development 

o Develop gateway designs for various points of entry into the Town to provide a more 

aesthetically pleasing ôwelcomeõ to travelers.  
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BIKE BUFFALO NIAGARA- REGIONAL BICYCLE MASTER PLAN (2020) 

This study was developed by GBNRTC (Greater Buffalo-Niagara Regional Transportation Council) to provide 

a transportation system that safely and holistically integrates bicyclists into the system. The stated goal of 

the plan was to òmake bicycling a more viable form of transportation, befitting residents and visitors alike.ó 

Within the plan there were two proposed bicycle routes which would be situated in portions of the 

Hamburg Gateway study area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Recommended Routes and Infrastructure Investment 

Recommended Route 62: Lackawanna- Hamburg Trail 

o A 7.9 mile, off-road, corridor which would connect Lackawanna, Blasdell, and Hamburg.  

o This Route was listed as one of the Top 15 off-road routes to invest in within the WNY 

region.  

o Proposed investment along the trail may include: shared-use paths; Paved side paths; 

bridge crossing (where applicable); Median crossings; enhanced crossings with beacons; 

side path crossings; and basic path crossings.  

Recommended Route 41: South Park Ave., US 62 

o A 7.2 mile, on-road, corridor which would connect the City of Buffalo, Lackawanna, 

Blasdell, and Hamburg.  

o This Route was listed as one of the Top 10 on-road routes to invest in within the WNY 

region.  

o This trail would serve as an interim north/south connection prior to the development of 

the Southern Tier Connector Trail  

o Proposed investment along the trail may include: separated bike lanes; sidewalk-level 

separated bike lane; neighborhood bikeway; two-way separated bike lanes; enhanced 

shoulders; bridge crossings (where applicable).  
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HAMBURG UNDERUTILIZED SITES STRATEGY ANALYSIS (2018)  

The Vilage of Hamburg seleted LaBella Associates to create an investment strategy for the underutilized 

sites located throughout the Village. Several of the sites identified for development lie within both the 

Village and Town of Hamburg, with many of the focus areas additionally falling within the Hamburg 

Gateway study area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Goals and Objectives 

¶ Create positive first impressions for travelers entering the village through the placement of 

welcoming signs, landscaping, and gateway features at Village entrances.  

 

Lake/Camp Corridor 

¶ This corridor aligns with one of the Gateway study areas  

¶ The East End Gateway Development Site was proposed within this corridor (at the Great Lake 

Cement site), and recommended:  

o Infill retail development  

o Class A Offices 

o Townhouses 

o Mixed Use Development ð approximately 150k sq ft.  

o Commuter Train Station  

o Warehouse/Light Industrial- approximately 90k sq. ft.  

Strategies for Lake/Camp Corridor:  

¶ Redevelop vacant corner/ car repair into mixed use development  

¶ Retail or mixed-use infill development on parking area of plaza 

¶ New roundabout and redevelopment of underutilized sites 

 

Zoning Requirement 

¶ The current industrial zoning prohibits residential uses and would need to be amended to fulfill this 

redevelopment strategy.  
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VILLAGE OF HAMBURG COMPREHENSIVE PLAN (2011) 

The Village of Hamburg last updated their Comprehensive Plan in 2011-2012. Due to its shared history 

and relationship with the Town, as well as the fact that several of the sites located within The Gateway 

Revitalization Strategy fall within the Villages boundaries, an analysis of this plan was undertaken.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Plan Observations 

¶ Weak Village Gateways: òIt will be important to strengthen all of the Villageõs gateways and 

ensure arrival into the village is obvious, pleasant and memorableé the Village should identify 

themes or signature streetscape elements that can be incorporated into future improvements to 

improve the Villageõs character, promote its identity and create a sense of arrivaló  

 

¶ Lake Street- community input found that Lake Street was a priority target area for capital 

improvements. òThe corridors mix of land uses, residential conversions, predominately 

suburban styled development, varying lot sizes, range of property maintenance, and hostile 

pedestrian environment does not reflect the Villages character and support its goal for 

walkability and sense of place.ó 

Future Land Use:  

¶ Many of the properties located within the former Thruway exit zone are adjacent to properties 

identified as Gateway Commercial. According to the plan òfuture development or redevelopment 

in these areas should better reflect the villages character and promote complementary design 

standards. Despite their suburban character, great efforts should be made to ensure future 

development and redevelopment is more attractive, comfortable and safeó  
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DEMOGRAPHICS  

TOWN OF HAMBURG POPULATION: 2020 

 

 

 

 

 

 

 

 

The Town of Hamburg is one of the largest Towns in Erie County with a population of 60,085. A population 

of 60,085 can support a variety of commercial, residential, and mixed-use development projects. 

TOWN OF HAMBURG, ERIE COUNTY, BUFFALO METROPOLITAN AREA, & STATE POPULATION CHANGES: 

2000 TO 2019 

The Town of Hamburgõs change in population of 6.9 percent exceeds the population gains in both Erie 

County and New York State as a whole. 
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TOWN OF HAMBURG MEDIAN AGE: 2000 TO 2019 

 

 

Overall, the median age in the Town of Hamburg has increased significantly from 38.9 years of age in 

2000 to 44.3 years of age in 2019. At the same time, the median age throughout Erie County only 

increased from 38 years of age in 2000 to 40.3 by 2019. 

TOWN OF HAMBURG AGE COHORTS: 2019 

 

 

 

 

 

 

 

 

 

 

 

 

Currently, the Baby Boomer and Millennial Generations are the two largest age cohort groups represented 

throughout the Town of Hamburg. This is closely followed by Generation X and Z, respectively.  

 

 

Source: U.S Bureau of the Census, American Community Survey 

Source: ESRI Community Analyst 
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AVERAGE OWNER-OCCUPIED HOUSEHOLD SIZE: 2000 ð 2019 

 

 

 

AVERAGE RENTER OCCUPIED HOUSEHOLD SIZE: 2000 ð 2019 

 

 

The average household size of owner-occupied and renter-occupied units has declined between 2000 and 

2019. 

 

 

 

 

 

Source: U.S Bureau of the Census, American Community Survey 

Source: U.S Bureau of the Census, American Community Survey 
















































































































